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PLANNING COMMISSION SUMMARY 

 

ITEMS: Preliminary Subdivision  

 

FILE NUMBER: SUB2021-0031 

 

PROJECT: Promontory Imagine School 2nd Filing, 2nd Replat  

 

LOCATION: Northeast corner of Highway 34 Bypass and Promontory Parkway 

   

APPLICANT: Morgan Kidder on behalf of Promontory Investments, LLC 

  Melanie Foslien, applicant’s representative 

 

CASE PLANNER: Kristin Cote, Planner II 

 

PLANNING COMMISSION HEARING DATE:   July 26, 2022 

 

PLANNING COMMISSION FUNCTION: 

The Planning Commission shall consider the staff report, along with testimony and comments 

made by the applicant and the public and shall then make a motion to approve, approve with 

conditions, or deny the request based on the review criteria found in Section 24-203 of the 2021 

Development Code. 

 

EXECUTIVE SUMMARY 

The City of Greeley is considering a request for a preliminary subdivision of 30.46 acres of land 

into 1 lot (approx. 21.8 acres), 1 tract (approx. 7.7 acres) and right-of-way dedication for the 

purposes of developing a multifamily development on Lot 1 (see Attachments). The subject 

property is located at the northeast corner of Highway 34 and Promontory Parkway.  

 

A. REQUEST 

The applicant is requesting approval of a preliminary subdivision plat for the purpose of creating 

a multifamily residential development. 

 

B. STAFF RECOMMENDATION 

Approval 

 

C. LOCATION  

Abutting Zoning/Land Use: 

• North: PUD (Planned Unit Development) / single-family residential development  

• South: US Hwy 34 / state highway 

• East: PUD (Planned Unit Development) / undeveloped (future school site) 

• West: PUD (Planned Unit Development) / undeveloped lands     
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Site Characteristics: 

The site is undeveloped land with single-family residential development to the north and US Hwy 

34 to the south.  A future school site is identified to the east of and adjacent to the subject property, 

located on Tract B3. 

The northeast and southwest corners of the property is encumbered by an existing fifty-foot-wide 

City of Greeley Exclusive Waterline Easement and an existing Drainage Easement. There is one 

abandoned oil and gas well location identified on the plat; however, this abandoned location does 

not impact the development of the site. 

D. BACKGROUND 

The parcels were annexed into the city in 1985 as part of the Golden Triangle Second 

Annexation [File No. PUD 2:85], which consisted of an area of approximately 1,701 acres. The 

conceptual PUD plan illustrated light industrial development, business office, park, and 

commercial uses on the southern portion of the PUD area that transitioned to various densities of 

residential and recreational/open space uses to the north. 

In 1997, Council approved an amendment, which divided the Golden Triangle Concept PUD 

from one large PUD into six smaller PUDs [File No. PUD 11:97]. The amendment was intended 

to streamline the PUD approval process. Under the 1976 Development Code, PUD actions 

required all landowners to sign off on development plans. Understanding that the signature 

requirement could be cumbersome for future amendments, the concept PUD was split into six 

smaller PUDs and assigned each a set of allowed uses based on the concept PUD plan. The 

subject site is located in the Golden Triangle Concept PUD No. 1. In accordance with the Golden 

Triangle Concept PUD, PUD No. 1 allowed industrial uses only. 

On December 1, 1998, Council approved an amendment to the Golden Triangle PUD, which 

rezoned the subject properties from PUD (Golden Triangle) to PUD (Tri-Pointe), [File No. PUD 

8:98]. The Tri-Pointe PUD encompassed an area of 668.72 acres. The conceptual plan as 

approved, allowed for a mixture of land uses, varying from residential, institutional, corporation 

headquarters, general commercial, and a requirement for the dedication of parks, schools, and 

fire station location, but did not list fire stations and schools as allowed uses. From the minutes 

of the hearing, the applicant Craig Harrison, agreed to provide “a 10 acre-park, a 1 ½ acre fire 

station site to the City of Greeley, and a 10-acre site for an elementary school to the Windsor 

School District.” “The park and school sites would adjoin each other; the land that is dedicated 

would not include any water rights or on-site infrastructure.”  

On March 16, 1999, Council approved an amendment to the Tri-Pointe PUD [File No. PUD 

3:99], the PUD was amended, and the name of the PUD was formally changed to Promontory. 

This amendment also capped the amount of retail to 84.54 acres, increased the residential 

acreage cap from 200 acres to 250 acres (a minimum of 900 dwelling units), increased the height 

allowance for office/business uses from 40 feet to 70 feet and 60 feet for industrial uses, and 
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required of the developer to dedicate a 10-acre park and a minimum of 1.5 acres for a fire station 

location 

On December 21, 1999, Council approved modifications to the hearing held on March 16, 1999. 

At this hearing, Council approved the proposed detached sidewalks, and site and building design 

standards, lighting standards, parking in non-residential areas to exceed 125 percent of the 

requirement, added a requirement for bicycle parking required, off-street parking regulations and 

landscaping to comply with the City’s Development code, and modified the requirement of 

signatures to submit PUD for approvals. Under the revision, each landowner would be able to 

sign a letter of waiver, “forfeiting their rights, which would allow future PUDs be signed only by 

those pre-approving the PUD when they buy land. This proposal would be in lieu of application 

for final PUD approvals being submitted by the property owner, metro district, and 75 percent of 

all property owners owning 75 percent of the land within that tract or sub-tract.” Thereby, 

allowing individual property owners within the individual tracts or PUD amendment to be 

submitted by the applicant only, and it does not require the metropolitan district’s signature of 

approval, so long as and provided that, the district does not own land within the tract or area. 

In 1999, the City of Greeley approved two metropolitan districts that serve the Promontory 

development, which are known as Tri-Pointe Commercial District and Tri-Pointe Residential 

District [MD 1:99]. 

The Promontory Preliminary PUD, Areas, F, L, and M, PUD Rezone, which was the 1st PUD 

Rezone Amendment to Areas F, L, and M [Case No. ZON2019-0012] and the Promontory 

Imagine School, 2nd Filing, Preliminary PUD [Case No. PUD2019-0010] were approved by 

Council on September 17, 2019. The Promontory Imagine School, 2nd Filing, Final PUD [Case 

No. PUD2019-0011] was approved by Planning Commission on September 10, 2019, and only 

included the plat proposal of Lot 1 and the rezoning to allow fire station and school uses within 

the Promontory PUD, Areas F, L, and M. Most recently, the 1st Amendment to the Promontory 

Imagine School, 2nd Filing, Final PUD included the Fire Station No. 6 site plan, landscape plan, 

and elevations for Lot 1. 

The current request re-establishes lot lines for a planned multifamily project, establishes 

necessary easements to serve the project and dedicates right-of-way to the City. 

 

APPROVAL CRITERIA 

Standards for a Preliminary Subdivision Plat: 

In reaching recommendations and decisions on a Preliminary (Major) Subdivision Plat, the 

Planning Commission shall apply the following standards of Section 24-203. b.1. of the current 

Development Code.  
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(a)  The applicant is in accordance with the Comprehensive Plan, or any other specific 

plan created under that plan, and in particular, the physical development patterns and 

design concepts of the plan.  

 

Staff Comment:  The City’s Comprehensive Plan designates this area as “Mixed Use 

Neighborhoods,” which encourages a mix of housing options, including 

smaller-scale multifamily buildings. The site plan for multifamily 

residential being reviewed concurrently with the plat is consistent with the 

Growth Framework of the Comprehensive Plan.  

 

 The request complies with this criterion. 

 

(b) The development and infrastructure is arranged in a manner to minimize impacts of 

geologic hazards, environmentally sensitive areas, wildlife habitat, or other nature 

features of the land.  

 

Staff Comment:  The proposed multifamily site development plan being reviewed 

concurrently with the subdivision plat does not fall within an area of 

ecological significance and has been identified for development since the 

property was annexed. There are no known wildlife habitats or corridors 

located on or adjacent to the property. 

 

The request complies with this criterion. 

 

(c) The arrangement and proposed design of streets, blocks, and open spaces meet the 

development and design standards of the subdivision regulations and are coordinated 

with existing or potential development on adjacent property. 

 

Staff Comment:  The subdivision design is consistent with development and design criteria 

of the City’s current development regulations. The preliminary subdivision 

plat precedes a site development plan that is concurrently being reviewed 

by staff in accordance with development code criteria. The plat includes 

right-of-way dedication along the eastern edge of the plat area to be used by 

the current development and the future school site to the east. 

 

This request complies with this criterion. 

 

 

(d) The proposed blocks and lots are capable of meeting all development and site design 

standards under the applicable zoning district. 

 

Staff Comment:  The design is consistent with development and design criteria of the City’s 

adopted development regulations. A site development plan for a 

multifamily project is concurrently being reviewed by staff to ensure all 

criteria can be met with the proposed easements and dedications as depicted 

on the preliminary plat. 
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This request complies with this criterion. 

 

(e) The application demonstrates a preliminary likelihood of being able to meet the 

design, construction, performance, and maintenance requirements for all required 

improvements. 

 

Staff Comment:  The applicant submitted their preliminary construction plans for concurrent 

review with the preliminary plat. City staff and referral agencies have 

reviewed the preliminary construction plans and will work through final 

details and logistics as part of the final plan submittal if the preliminary plat 

is approved.  

 

The request complies with this criterion. 

 

(f) Any phasing is clearly indicated and demonstrates a logical and coordinated 

approach to development, and the timing, location, and construction of amenities is 

consistent throughout phases.  

 

Staff Comment:  The applicant anticipates completing all infrastructure as one phase. 

Construction of multifamily buildings will progress through the 

development to mitigate traffic and ensure a safe environment as residents 

move in to completed buildings.  

 

 The request complies with this criterion. 

 

(g) Any impacts identified by specific studies or technical reports, including a review of 

storm water, are mitigated with generally accepted and sound planning, engineering, 

and urban design solutions that reflect long-term solutions and sound fiscal 

investments. 

 

Staff Comment:  Staff and referral agencies have reviewed all preliminary plans and studies 

associated with the project and are comfortable with the applicant moving 

forward in providing final studies and working through any minor 

comments as part of the final subdivision plat process.  

 

The request complies with this criterion. 

 

(h) The design does not impede the construction of anticipated or planned future public 

infrastructure within the area, or deter future development of adjacent property from 

meeting the goals and policies of the Comprehensive Plan.  

 

Staff Comment:  The applicant is required to construct on-site and appropriate off-site utility 

and roadway infrastructure to serve the development and build missing 

connections in the existing roadway network, including right-of-way along 

the eastern edge of the property, as depicted on the plat drawings. The site 
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includes a fifty foot (50’) wide City of Greeley Exclusive Waterline 

Easement that runs diagonally through the northeast corner of Lot 1. The 

applicant has designed the site around this easement to allow future 

maintenance by the City, as needed. Additional right-of-way remains at the 

southwest corner of Tract A of the subject plat for any future adjustments 

needed to Highway 34 and Promontory Parkway.  

 

 Staff are not aware of any other major infrastructure projects planned for 

this area. 

 

This request complies with this criterion. 

 

(i) The recommendations of professional staff or any other referral agencies authorized 

to review the subdivision plan. 

 

Staff Comment: Staff and referral agencies have reviewed all preliminary plans and studies 

associated with the project and are comfortable with the application as 

presented. The applicant will finalize all plans and studies as part of the final 

subdivision plat process if the preliminary plat is approved.  

 

The request complies with this criterion 

 

Consistency with the Land Use Chapter of the Comprehensive Plan.  

The following Comprehensive Plan goals are met with this Preliminary Plat proposal: 

o EH-2: Integrate healthy living into community planning and development. 

▪ The proposal provides open space and recreational amenities for future 

residents of the development.   

o EH-4: Support and collaborate with the City’s school districts. 

▪ The project was referred to the Weld RE-4 School District for review. In 

addition, the applicant has been in contact with the district to confirm cash-

in-lieu payment versus school site dedication requirements.  

o CG-2: Promote a balanced mix and distribution of land uses. 

▪ The preliminary plat establishes the base for a planned multifamily 

development that provides an additional residential product type to the 

Promontory development area, in addition to the existing single-family 

detached products. 

 

o HO-2: Encourage a broad diversity of housing options. 

▪ The preliminary plat precedes the concurrently reviewed multifamily site 

development plan that provides additional housing options within the 

Promontory development area in the western portion of the city. 
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F.  PHYSICAL SITE CHARACTERISTICS 

 

HAZARDS 

There are no known hazards on the site. The plat area includes existing easements and utility 

infrastructure that is not impacted by the plat or accompanying multifamily site development. 

 

 

WILDLIFE 

There are no known significant wildlife species in the subject area. 

 

FLOODPLAIN 

The intended development area is not located within the l00-year floodplain, according to the 

adopted Federal Emergency Management Administration (FEMA) flood data. 

 

DRAINAGE AND EROSION 

The applicant provided preliminary drainage report which was reviewed with the preliminary 

plat submittal. A final drainage report, sediment and erosion control plan, and stormwater 

management plan would be provided with the final plat application. 

 

TRANSPORTATION 

A traffic study was provided with the preliminary plat application. The development proposal 

is projected to generate 3,235 vehicle tribes per weekday. During peak hours, the study 

anticipates 46 vehicles entering the site and 146 vehicles exiting the site (AM peak) and 154 

vehicles entering and 91 vehicles exiting the site (PM peak). All vehicles will access 20th Street 

along the north of the site and use Promontory Parkway to head north or south to Highway 34 

or the Highway 34 Bypass (10th Street). 

 

At the request of the City’s Traffic Division, the applicant is dedicating 103rd Avenue along 

the east edge of the site to serve the subject property and the future school site to the east.  

 

The City of Greeley Traffic Division, along with Engineering Development Review and the 

Colorado Department of Transportation (CDOT) have reviewed the Traffic Study and have no 

significant concerns at this point.  

  

G.  SERVICES 

 

WATER 

The City of Greeley provides water services to the area and the water distribution system is 

considered adequate for the proposed multifamily project. Water lines would be extended from 

an existing 8” main located within 20th Street to the north into the site. 

 

SANITATION 

Sanitary sewer is considered adequate for the proposed townhome use and related demand. 

Proposed connection would be via an 8” sanitary sewer main located off the southeast corner 

of the development site. 
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EMERGENCY SERVICES 

The property is served by the City of Greeley's Police and Fire Departments. Fire Station #6 is 

located directly north of and across 20th Street from the development site. 

 

PARKS AND OPEN SPACES 

The proposal includes open space will consist of detention, landscaping, parkland, and 

greenspace.  

  

SCHOOLS 

The subject property is located within the Weld RE-4 School District.  The applicant will be 

required to pay the required cash-in-lieu payment to the school district as the development 

progresses.  

 

METROPOLITAN DISTRICT 

This project is located within the Tri-Point Residential Metropolitan District.  

 

H. NEIGHBORHOOD IMPACTS 

 

VISUAL  

The applicant is incorporating perimeter landscaping to soften the development edges adjacent 

to roadways, consistent with the City’s development and design criteria. 

 

NOISE 

Any potential noise created by future development will be regulated by the Municipal Code. 

 

I.  PUBLIC NOTICE AND COMMENT 

• Public Notice - Signs were posted on July 1, 2022, and mailings were completed on July 

8, 2022. A notice was published on the City’s website per Development Code 

requirements. As of the finalization of this report, no additional written comments have 

been received. 

 

• Mineral Rights Notifications – were sent via certified mail 30 days prior to the public 

meeting, per Development Code requirements. No comments have been received.  

 

 

J.  PLANNING COMMISSION RECOMMENDED MOTIONS 

Based on the application received and the preceding analysis, the Planning Commission finds that 

the Promontory Imagine School 2nd Filing, 2nd Replat Preliminary Plat is in compliance with 

Development Code Section 24-203 and therefore approves the preliminary subdivision plat as 

presented.  

 

ALTERNATIVE MOTION  

Based on the application received and the preceding analysis, the Planning Commission finds that 

the Promontory Imagine School 2nd Filing, 2nd Replat Preliminary Plat is not in compliance with 

Development Code Section 24-203 and therefore denies the preliminary subdivision plat as 

presented.  



 
 

 

 

Planning Commission Summary Page 9 of 9 

SUB2021-0031 

July 26, 2022 

 

ATTACHMENTS 

Attachment A – Zoning/Vicinity Map 

Attachment B – Project Narrative 

Attachment C – Preliminary Plat Document 

Attachment D – Preliminary Landscape Plan Excerpt 

 



© City of Greeley GIS

0.2

THIS MAP IS NOT TO BE USED FOR NAVIGATION OR SURVEY PURPOSES

NAD_1983_HARN_StatePlane_Colorado_North_FIPS_0501_Feet

Miles0.2

Notes

Legend

This map is a user generated static output from an Internet mapping site and is for

reference only. Data layers that appear on this map may or may not be accurate,

current, or otherwise reliable.

0.080

1: 4,800

Attachment A - Zoning/Vicinity Map

7/16/2022

City Voting Wards

GreeleyBaseData.DBO.FIRMmaps

Greeley Fire Response Areas

Weld Subdivisions

Zoning

Conservation District (C-D)

Commercial Low Intensity (C-L)

Commercial High Intensity (C-H)

Holding Agriculture (H-A)

Industrial Low Intensity (I-L)

Industrial Medium Intensity (I-M)

Industrial High Intensity (I-H)

Planned Unit Development (PUD)

Residential Estate (R-E)

Residential Low Density (R-L)

Residential Medium Density (R-M)

Residential High Density (R-H)

Residential Mobile Home (RMH)

Colorado School Districts

High School Attendance Areas - GED6

Middle School Attendance Areas - GED6

Elementary School Attendance Areas - GED6

Greeley City Outline

Other City Outlines

Fire Stations

Origin Cache Mask

One Way Street

Elbow Lane; Alles Dr; 35 Av Ct; 9th St Downtown; 8th St 
Downtown

10th Street; 9th Street

Parcels

Rail



 

NORTHERNENGINEERING.COM     DATE OF PROPOSAL 

FORT COLLINS 970.2214158 4 | 4 

GREELEY 970.395.9880 

 

October 29, 2021 

 

City of Greeley 

Planning and Zoning 

1100 10th Street – 2nd Floor 

Greeley, CO 80631 

 

Re: Promontory Imagine School 2nd Filing – Multi Family 

 

Dear City of Greeley Staff, 

 

The Promontory Imagine School 2nd Filing – Multi Family is bound by 20th Street to the North, Highway 34 Bypass 

to the South, Promontory Imagine School 2nd Filing Tract B1 to the West, and Promontory Imagine School 2nd Filing 

Tract B3 to the East. The legal description of the site is Promontory Imagine School 2nd Filing, Second Replat and 

is located in Section 12, Township 5 North, Range 67 West of the 6th Prime Meridian. Figure 1 below highlights the 

site’s location. 

 

 
Figure 1: Outline of Promontory Imagine School 2nd Filing – Multi Family 

 

The site is 21.76 acres, zoned as Planned Unit Development (PUD) and is currently used for agriculture. The 

surrounding uses consist of agriculture, single family residential, commercial and future school site. The 

surrounding property is zoned as Planned Unit Development (PUD) to the North, East and West.  
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NORTHERNENGINEERING.COM     DATE OF PROPOSAL 

FORT COLLINS 970.2214158 4 | 4 

GREELEY 970.395.9880 

The project is proposed for 16 ~ 21-Plex Buildings and 6 ~ 24-Plex Buildings, 4.6 acres of buildings, 10.06 acres of 

open space and 7.1 acres of pavement. The open space will include detention, landscaping, and green space. 891 

total parking spaces are required and 896 total parking spaces are provided. 

 

Access to the site will be provided by one access road from 20th Street to the North and one right-of-way road from 

20th Street on the very east side of the project. 

 

Raw water dedication was set by the Infrastructure and Service Agreement Recorded May 28, 1999. This set the 

cost of water at a combined rate of $3,980.00 with 6% interest per year added. The cost of cash in lieu for the multi-

family units using the current dedication requirements is $470,560.77. The cost of cash in lieu for the clubhouse is 

$17,006.91. And the cost of cash in lieu for the maintenance shop is $0.03.  

 

The site will be designed to City of Greeley Standards. Utilities for the site are provided by the City of Greeley. 

 

If you have any questions concerning this project, please contact me at robbie@northernengineering.com or call 

me at 970-221-4158. 

 

 

Sincerely, 

NORTHERN ENGINEERING SERVICES, INC. 

 

 

 

 

Robbie Lauer 

Project Manager 
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